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-2MAY IT PLEASE THE PANEL
Introduction
1. This is a joint planning statement of evidence on behalf of Xikang (James) Lin
(Submitter) relating to the rezoning of land located at 297 Dominion Road,
Tuakau (Site) which is subject to the Proposed Waikato District Plan (PWDP).
Qualifications and Experience
Sam Shuker
2. My full name is Samuel Walter Shuker. I am a planner who is currently working
for Birch Surveyors Limited, which is a firm of Planners, Surveyors and
Engineers. The firm has offices in Auckland, Pukekohe, Hamilton, Tauranga
and Tairua, however, I am based out of Pukekohe.
3. I have a Bachelor of Science, Majoring in Land Planning and Development,
from the University of Otago.
4. I have had four years professional planning experience and I am an associate
member of the New Zealand Planning Institute.
Nick Hall
5. My full name is Nicholas (Nick) John Hall. I am a Consultant at Birch
Surveyors Limited (BSL), a consulting firm with surveyors, planners and
engineers based in Auckland, and with offices in Hamilton, Tauranga and
Tairua.
6. I have been an employee of Birch Surveyors Limited for 17 years since early
2004 and obtained a National Diploma in Surveying in late 2006. I am an
associate member of Survey & Spatial NZ.
7. My relevant professional work experiences include Planning, Surveying and
Land Development Engineering, predominantly associated with subdivision
and land-use developments in the southern Auckland and north Waikato
regions where I manage all aspects of development from initial assessment
to commencement and through to completion. I have prepared submissions
on behalf of clients for plan reviews and changes and have prepared planning
evidence on behalf of applicants for hearings.
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-3Involvement in the Site Submission
8. Our involvement in this submission has been from the date of the Notified
PWDP in mid-2018, and included preparing the original submission and
further submissions on the PWDP.
Purpose and Scope of Evidence
9. Our statement of evidence covers how the rezoning of the Site will align with
the statutory frameworks and canvasses the actual and potential effects
associated with the activities enabled by the proposal.
Expert Witness Code of Conduct
10. We have read the Code of Conduct for Expert Witnesses, contained in the
Environment Court Consolidated Practice Note (2014) and we agree to
comply with it. We can confirm that the issues addressed in this statement are
within our areas of expertise and that in preparing this evidence we have not
omitted to consider material facts known to us that might alter or detract from
the opinions expressed.
Overview of Submission
11. The PWDP zoned 6.0198ha of the Site to be Village, whilst the remaining
19.1345ha of the Site was zoned Rural.
12. On the 02 October 2018 the original submission was made to Waikato District
Council (Council) to rezone 19.1345ha of the Site to Village.
13. The submission has been made on the basis of emphasising the need to
provide capacity for growth in the Waikato District and providing a more logical
extent of the Village Zone along Dominion Road.
Statutory Framework
14. The proposal is subject to the statutory framework of the Resource
Management Act 1991 (RMA) as follows:
a. Part 2 – Purpose and Principles (s5 – 8);
b. S31 – functions of territorial authorities under this act;
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-4c. S32 – requirements for preparing and publishing further
evaluations;
d. S74 – matters to be considered by territorial authority; and
e. S75 – contents of district plans.
Part 2 – Purpose and Principles
15. The singular purpose of the RMA is to promote the sustainable management
of natural and physical resources. Understandably the district plan must be
changed in accordance with the purpose, and Part 2 of the RMA as a whole
(as per s74). The sections comprising Part 2 are assessed in turn.
Section 5 – Purpose
16. The purpose of the RMA is to promote the sustainable management of natural
and physical resources. In this instance, the land to which this evidence
relates is a natural and physical resource. The rezoning will enable further
intensification and additional development of the site which will be enabling
people and the community to provide for their social, economic, and cultural
well-being.
Section 6 – Matters of National Importance
17. The matters of National Importance of relevance to this Site are limited to 6
(e) and (h). These matters are addressed in lower-level policy documents and
do not warrant further assessments at this time.
Section 7 – Other Matters
18. The particular other matters that are relevant to the proposal will be addressed
in the provisions of lower-level policy documents such that detailed
assessment here is not necessary.
Section 8 – Treaty of Waitangi
19. The principles of the Treaty of Waitangi (Te Tiriti o Waitangi) have been taken
into account in the development of the PWDP by Council. This has involved
meaningful engagement with an Iwi Reference Group comprising of
representatives from iwi, hapu and marae. This engagement can be taken
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-5further at later development stages by working with iwi to consider how future
development on the site can respectfully and meaningfully incorporate cultural
values.
Section 31 – Function of Territorial Authorities
20. Under s31(1) of the RMA, Council as a territorial authority has a number of
functions for the purpose of giving effect to the RMA in its district, including
the establishment, implementation and review of objectives, policies and
methods to achieve integrated management of the effects of the use,
development or protection of land and associated natural and physical
resources of the Waikato District.
Section 32 – Preparing and Publishing Evaluation Reports
21. No section 32 analysis has been specifically prepared for the Site and
therefore a section 32AA evaluation has been prepared and is attached as
Attachment A.
Section 75 – Contents of district plans
22. In addition to setting out what the PWDP must and may state, section 75(3)
states that the PWDP must give effect to;
a. Any national policy statement;
b. A national planning standard; and
c. Any regional policy statement.
23. The relevant national policy statement(s) for the Site comprise:
a. National Policy Statement for Urban Development 2020 (NPS-UD)
24. The relevant regional policy statement is the Waikato Regional Policy
Statement (WRPS), which became operative in 2016.
25. Te Ture Whaimana o Te Awa o Waikato (the Vision and Strategy for the
Waikato River) is part of the WRPS.
26. In addition, the PWDP must not be inconsistent with a regional plan for any
matter specified in Section 30(1) of the RMA, which related to the functions of
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-6regional councils under the RMA. The relevant regional plan is the Waikato
Regional Plan (WRP).
Key Statutory Documents
27. The following documents are key statutory documents in respect to the
proposed rezoning:
a. NPS-UD
b. The Vision and Strategy for the Waikato River
c. WRPS
d. The Waikato-Tainui Environment Plan, Tai Tumu, Tai Pari, Tai Ao
e. The National Planning Standards
f.

Future Proof Strategy Planning for Growth 2017

g. Waikato 2070
NPS-UD
28. The NPS-UD came into effect on 20 August 2020 and is intended to help
provide well-functioning urban environments that enable people and
communities to provide for their social, economic, cultural wellbeing and their
health and safety, now and in the future.
29. A specified within the PWDP Hearing 25 Zone Extents Framework Report
(Framework Report), the housing demand has increased since the PWDP
was notified back in July 2018. The NPS-UD requires Councils to have a
competitiveness margin of 20% in the short to medium term. This means the
land zoned for further residential development back in 2018 will not be
sufficient enough to meet the NPS-UD requirement.
30. The rezoning of the entire Site to Village will allow for additional development
of the site, above what will currently exist under the PWDP. This will mean the
rezoning sought will be helping to better align the PWDP with the NPS-UD
document.
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-7The Vision and Strategy for Waikato River
31. The Site is not located within the vicinity of the Waikato River and has no
direct impact on the river. Therefore, we do not consider this document to be
relevant to this proposal.
WRPS
32. As per the Framework Report, the PWDP objectives and policies generally
seek the same outcomes as the WRPS. Therefore, if the submission is in
general accordance with the PWDP it is assumed that it will be in general
accordance with the WRPS. Refer to
33. The s32AA evaluation in Attachment C provides an assessment against the
relevant PWDP objectives and policies.
34. The Framework Report suggests that submissions on zonings need to
address the list stated in 6.1.8 of the WRPS. Provided below are the points
from the list relevant to this submission:
a. The type and location of land uses (including residential, industrial,
commercial and recreational land uses, and community facilities
where these can be anticipated) that will be permitted or provided
for, and the density, staging and trigger requirements;
b. the location, type, scale, funding and staging of infrastructure
required to service the area;
c. multi-modal transport links and connectivity, both within the area
of new urban development, and to neighbouring areas and existing
transport infrastructure; and how the safe and efficient functioning
of existing and planned transport and other regionally significant
infrastructure will be protected and enhanced;
d. how existing values, and valued features of the area (including
amenity, landscape, natural character, ecological and heritage
values, water bodies, high class soils and significant view
catchments) will be managed; and
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-8e. potential natural hazards and how the related risks will be
managed.
g. how stormwater will be managed having regard to a total catchment
management approach and low impact design methods;
i. how the relationship of tāngata whenua and their culture and
traditions with their ancestral lands, water, sites, wāhi tapu, and other
taonga has been recognised and provided for;
35. Re-zoning the Site to Village Zone will define the location. Village Zone land
uses provided for, densities and development controls remain unchanged
from the PWDP. Staging, recreational and community facilities and
infrastructure growth and support should be developed through Structure
Planning.
36. Lot yields will increase by rezoning the entire Site to Village Zone.
37. Village Zoned land is largely unreticulated; services will be appropriately
managed onsite, with the intention of being further developed when public
services become available.
38. The Site is located upstream of the public stormwater and wastewater
services. This should enable economical gravity fed public infrastructure
extensions to be made.
39. The Site includes potential access and transport links along Dominion Road.
This link can provide improved access to the Site and connectivity to
neighbouring Village Zone properties west of the Site.
40. The Site retains mostly non-versatile Class 4 soils according to the New
Zealand Land Resource Inventory (NZLRI) Land Use Capability Maps which
are not considered high-class or versatile soils. Refer to Attachment D.
41. The Site promotes a more defensible Zone boundary by inclusion of the entire
Site as Village Zone, and bounding Dominion Rd and a private way.
42. There are no registered cultural or historical sites of significance registered
on the Site. Iwi involvement in development of the Village Zone would become
more relevant during development of a Structure Plan for this area.

PWDP – James Lin [Hearing 25] Evidence [February 2021]

-943. Natural hazards information and detail is limited. In development of the
Tuakau Structure Plan (TSP) the Site formed part of the study area for a
Geotechnical Suitability Assessment by AECOM which included high level
geotechnical and historic seismic reporting.
Land Development Suitability Categories are established as;
-

Category A – Low Risk

-

Category B – Some Risk

-

Category C – Moderate Risk

-

Category D – High Risk

44. Village Zone land under the PWDP along Dominion Rd is located on Category
A, B and C land
45. The Site is located in an area with Category A and C land and is therefore
consistent with the areas along Dominion Road zoned Village under the
PWDP. Attachment E includes a map of the PWDP Village Zone along
Dominion Rd, and the Site, overlaying an extract from the Development
Suitability Categories Map by AECOM prepared to inform the TSP.
The Waikato-Tainui Environment Plan, Tai Tumu, Tai Pari, Tai Ao
46. The Waikato-Tainui Environment Plan (WTEP) is required to be taken into
account in accordance with section 74(2A). The overarching purpose of the
WTEP is to provide a pathway that returns the Waikato-Tanui rohe to the
modern-day equivalent of the environmental state it was in when Kiingi
Taawhiao composed his maimai aroha. It provides guidance to external
agencies regarding Waikato-Tainui values, principles, knowledge and
perspectives on its relationship with, and objectives for, natural resources and
the environment, including the Waikato River.
47. There are no registered cultural or historical sites of significance registered
on the Site. Given the scale of the Submission (small) consideration of the
WTEP and Waikato-Tainui consultation and involvement will be further
considered with Structure Planning for the Village Zone in this area
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- 10 The National Planning Standards
48. The first set of National Planning Standards were initially published in April
2019, with some minor updates being made since. The National Planning
Standards specify the structure, form, definitions and electronic accessibility
of the RMA plans and policy statements to allow for more efficient use and
preparation.
49. Due to the scale of the submission, the relevance of these standards is only
minor, however, they have been adopted as far as practicable.
Future Proof Strategy Planning for Growth 2017
50. The Future Proof Strategy (FPS) is a “30-year growth management and
implementation plan specific to the Hamilton, Waipa and Waikato sub-region”.
51. Within the FPS, Tuakau is frequently referenced as an area on which there
will be growth emphasis. As specified within the FPS and Framework Report,
80% of residential growth in the Waikato District is to be within the identified
growth towns and villages.
52. As indicated in the Framework Report, the result of Covid-19 pandemic has
meant that projections for housing demand over the 2021-2031 period have
increased by approximately 4,000 households to the projections forecast
previously.
53. Re-zoning the entire Site to Village Zone will be creating the opportunity for
additional households to be created. This will help contribute to satisfying the
housing demand within an identified growth area.
Waikato 2070
54. Waikato 2070 is a growth and economic development strategy, detailing
future settlement patterns and indicating timings of new growth areas across
the District.
55. Maps within Waikato 2070, show the areas along Dominion Road as identified
for development in the next 3-10 years, with standalone dwellings and a lower
density. The PWDP Village Zone reflects a low-density living environment and
the Site adjoins this growth area.
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- 11 56. The re-zoning proposal for the Site is intended to align with the PWDP Village
Zone provisions starting with non-reticulated Village Zone capacity shown on
the Concept Plan.
57. Structure Plan development in this area can facilitate the land-use and
transitional development outcomes sought by the Village Zone and growth of
Tuakau.
Assessment of Effects
Character and Amenity
58. The Village Zone is primarily a large lot residential area that will transition from
a largely non-reticulated zone to a reticulated zone with lots ranging from
1000m2 – 3000m2 net area.
59. The Site will initially not feature reticulated services, so the Concept Plan
supplied shows a potential non-reticulated development with all lots being
provided appropriate space to enable a Village Zone character and amenity
to be developed.
60. Structure Planning the Village Zone can promote good urban environments
and amenity.
61. Re-zoning the whole Site to the Village Zone will form a more defensible zone
boundary along Dominion Road and adjoining private access road. If adopted,
the Site will improve in defining a more distinct boundary and a buffer from
the Rural Zone to the north and east of the Site. This will improve the ability
of the adjoining zones to develop and maintain their character and amenity
values
Rural Production, Land-Use Effects and Soil Resources
62. The site retains mostly non-versatile Class 4 soils according to The New
Zealand Land Resource Inventory (NZLRI) Land Use Capability Maps which
are not considered high-class or versatile soils, refer Attachment D.
63. The Site is also considered of a size, shape and scale, that its rural productive
potential is limited at 19.1345 hectares.

PWDP – James Lin [Hearing 25] Evidence [February 2021]

- 12 64. The addition of non-versatile land for residential development protects
versatile soils for productive purposes.
65. The rezoning will be allowing for the entire site to be contained within the
Village Zone, which will help eliminate any cross-zone difficulties which may
occur with the current zoning under the PWDP.
Traffic and Accessibility
66. Development proposed along Dominion Road and surrounds by the PWDP
already requires an improved public access and transport integration plan for
Tuakau. This will be most effective through Structure Planning for the growth
of the Tuakau.
67. Re-zoning the Site will add to the required improvements for access and
transport.
68. A small area of PWDP Village Zone land to the west of the Site adjoins
Dominion Road and is steeper in nature. Dominion Road runs along a small
ridge line at this location where lots zoned Village will look to service
developments from. Access and traffic solutions are needed.
69. The Site may contribute to improved traffic management solutions and access
to housing on the Site and neighbouring properties to the west by enabling
alternative access routes as indicated on the Concept Plan, or in support of
strategic transport planning that should occur as part of structure planning
development.
70. The Concept Plan indicates that new lots will mostly be accessed from new
roading, relieving Dominion Road of increased vehicle crossing access to
housing.
Services
71. Reticulated services are not currently within the vicinity of the Site, so future
development will be required to manage services onsite. As per Appendix 5
of the Framework Report, services are expected to be constructed along
Dominion Road between 2023-2030.
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- 13 72. The Site is located upstream of the public stormwater and wastewater
services meaning that economical gravity fed public infrastructure extensions
can be made.
73. East of the Residential Zone land under the PWDP, the Site would increase
the Village Zone land by approximately 15.49% from 123.5 hectares (gross
area) to 142.6 hectares (gross area). If the re-zoning is approved, planning
for the increased demand on services would be considered during the
structure planning development.
Village Future Urban Density Precinct
74. The s42A report for the Village Zone has recommended that a Village Future
Urban Density Precinct (VFUDP) be introduced which would severely restrict
Village Zone properties within this precinct to be developed, until reticulated
services become available.
75. The PWDP Village Zone eastern areas along Dominion Road have been
identified within this VFUDP as enclosed in Attachment F.
76. The basis of establishing the VFUDP is around ensuring that good quality
design,

layout,

development

integration

and

infrastructure

can

be

accomplished for a reticulated service Village Zone as services become
available, and ensuring that the residential lot densities envisaged for the
Village Zone are achieved.
77. The VFUDP does not provide for the anticipated progressive and transitional
nature of the Village Zone from a mainly non-reticulated Zone to a reticulated
Zone.
78. The transitional nature of the Village Zone will require controls and structure
planning to ensure the outcomes sought by the Village Zoning are achieved.
79. Structure Planning and specific development controls, addressing planning
for infrastructure growth, transport networks, public open space and reserves
will allow integrated development of the Village Zone from a mainly nonreticulated un-serviced zone to reticulated serviced zone in a way that should
enable the transitional scale of development, and functioning, anticipated by
the PWDP Village Zone.
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- 14 Issues raised by further Submitters
80. Further submissions were received from Mercury NZ Limited (#1223) and
Waikato Regional Council (#1277).
81. Submission #1223, dated 15 July 2019, relates to flood hazards and how at
the time of this further submission there were no provisions or maps, in
relation to flooding, available. Since then, the Council have released a Stage
2 – Natural Hazards section to the PWDP.
82. Referring to the PWDP Stage 2 planning maps, there are no natural hazards
subject to the submission site. Therefore, we do not consider this further
submission to be relevant to our proposal.
83. Submission #1277, dated 15 July 2019 makes reference to the WRPS and
how rural-residential development must be considered strategically across the
district. The WRPS makes specific reference to rural-residential development
being directed away from natural hazard areas, regionally significant
industries, high class soils, renewable energy generation site, electricity
transmission and identified significant mineral resources.
84. The Site is not recorded as being subjected to significant natural hazards, nor
have are hazards identified over the Site within Stage 2 of the PWDP.
85. The majority of the site is located on non-versatile soils, refer to Attachment
D, and is not subject to any regionally significant industries, transmission lines
or significant mineral resources.
86. Submission #1277 references Section 6.17 which relates to rural-residential
development in a future proof area. The development of the Village Zone as
a large lot residential zone is discussed throughout this evidence, with the Site
located adjoining an area where growth is anticipated. Growth and transition
to a fully reticulated and service location that addresses the matters raised in
6.17 WRPS can be managed through structure planning.
S42A Framework Report
87. The s42A Framework Report was released on the 19th January 2021 with a
stated function to achieve a consistent approach for the consideration of
rezoning submissions.
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- 15 88. The three-lens methodology outlined in the s42A Report has been integrated
into this evidence with the assessment against the relevant PWDP objectives
and policies contained within the s32AA evaluation attached within
Attachment C.
89. Contained

throughout

this

evidence

is

demonstration

of

alignment/consistency with the higher order documents.
90. Some of the key points to take from the Framework are detailed below:
a. As a result of covid-19, projections for housing demand have
increased which means additional development is required to
meet the future demand.
b. Zone boundaries should be defensible e.g., follow roads
boundaries where possible. This helps to further define a zone
area and also creates a buffer between zones.
c. Zone boundaries should follow property boundaries.
91. Re-zoning the entire Site to Village, will be allowing for additional development
to occur, which will help satisfy the increased housing demand within the
region.
92. The extent of Dominion Road creates a suitable boundary for the Village
Zone, while creating a buffer between the Rural Zone.
93. The Site currently consists of two allotments, which are held in one title.
Currently one lot is zoned Village and the other is zoned Rural. Re-zoning the
entire Site to Village will help remove any cross-zone issues which may arise
when the Site is developed.
Conclusion
94. Re-zoning the entire Site to Village Zone;
-

pulls together two parcels of land held in one Record of Title to become
the same zoning,

-

adjoins land currently zoned Village under PWDP, and is located in an
area where growth is expected;
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delivers a more defensible zone boundary and buffer between the Village
and Rural Zone

-

will bring additional development opportunities and help with increased
housing demand.

95. Re-zoning the Site to Village Zone may also;
-

provide options for infrastructure growth, transport networks, public open
space and reserves through Structure Planning

96. The re-zoning is not considered to be inconsistent with the relevant higher
order documents or the PWDP objectives and policies for the Village Zone.

Sam Shuker & Nick Hall
17 February 2021
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Attachment A
Original Submission
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Concept Plan
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SURVEYORS │ RESOURCE CONSULTANTS
LAND DEVELOPMENT ENGINEERS│PLANNERS
Wednesday, 17 February 2021

PROPOSED WAIKATO DISTRICT PLAN – ZONE EXTENTS SECTION 32AA EVALUATION
REPORT
To:

Planning Department
Waikato District Council
Private Bag 544
Ngaruawahia, 3742

Submitter: Birch Surveyors Limited (on behalf of): Xikang (James) Lin
PWDP – Stage 1, Submission #290
Submission Site: 297 Dominion Road, Tuakau
As per the Minute and Directions from the Hearing Commissioners on the Hearing for Rezoning
Requests, dated 12 May 2020, it is expected that the submitters seeking rezoning will need to provide
a section 32AA assessment to support their proposal. This has been provided in the tables below.
ADDRESS FOR SERVICE:
Name of Agent: Nick Hall
Address: PO Box 475, Pukekohe
Phone: 09 237 0782
Email: nick@bslnz.com
or
Name of Agent: Sam Shuker
Address: PO Box 475, Pukekohe
Phone: 09 237 0811
Email: sams@bslnz.com

PUKEKOHE | AUCKLAND | HAMILTON | TAURANGA | TAIRUA
www.birchsurveyors.co.nz

.........................................................................................................................................

REZONING PROPOSAL
THE SPECIFIC PROVISIONS
SOUGHT TO BE AMENDED

ASSESSMENT OF THE EFFICIENCY AND EFFECTIVENESS OF THE PROVISIONS IN ACHIEVING THE
OBJECTIVES OF THE PROPOSED WAIKATO DISTRICT PLAN (PWDP)
For this submission (#290) no Section 32 analysis has been carried out in consideration of the extents of the area
proposed for re-zoning from Rural Zone land to Village Zone land along Dominion Road, Tuakau, specifically 297
Dominion Road, Tuakau (Submission Site).

The Rezoning Proposal
(Option 1)

The PWDP (Notified Version) partially zoned the Submission Site as Village Zone (6.0198ha) whilst the remaining land
of the Submission Site is zoned Rural.
An original submission (#290) to the PWDP Notified Version was submitted to the Waikato District Council (WDC) on
9th October 2018. The submission proposes to re-zone a remaining 19.1345ha of land located at the Submission Site,
to include all of the land comprised in Record of Title 782040.
For further details refer to the original submission within Attachment A of the Evidence.

1.5.2 (a) – Growth occurs in defined growth
areas
1.12.8(b)(i) – Urban development takes place
within areas identified for the purpose in a
manner which utilises land and infrastructure
most efficiently.

Relevant Objectives of the
PWDP

1.12.8(b)(ii) – Promote safe, compact
sustainable, good quality urban environments
that respond positively to their local context.
1.12.8(b)(iii) – Focus urban growth in existing
urban communities that have capacity for
expansion.
1.5.1(b), 1.12.3(a), 1.12.3(c), 4.1.2(a), 5.3.8 –
Future settlement pattern consolidated in and
around existing towns and villages in the
district and in defined grown areas.
4.1.3(b) – Urban growth areas are consistent
with Future Proof Strategy for Growth 2017.

www.birchsurveyors.co.nz

Tuakau has been identified as an existing urban community and an
expansion growth area. The proposed re-zoning will enable
additional development within this growth area.
The PWDP partially zones the Submission Site as Village, whilst the
balance is zoned Rural. Re-zoning the balance of the Submission
Site from Rural land to Village enables potentially improved local
transport and reticulated infrastructure networks, that will
promote safe, good quality urban environments.
The site adjoins the eastern fringe of the Dominion Rd growth cell,
identified within the Waikato 2070 document. Wastewater and
water infrastructure is to be extended along Dominion Road from
2023-2030 according to Appendix 5 of the PWDP Hearing 25 Zone
Extents Framework Report. The site is located ‘upstream’ of public
stormwater and wastewater services meaning that economical
gravity fed public infrastructure extensions can be made
The Concept Plan supporting the original submission #290, within
Attachment B of the Evidence, demonstrates how;
a) the site will adjoin the PWDP Village Zone;
b) the re-zoning proposal will create a more defensible zone
boundary between the Village and Rural Zones;
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4.1.3(a) – Infrastructure can be efficiently and
economically provided.
4.3.1(a) – The character of the Village Zone is
maintained
4.3.4(a) - Neighbourhood residential amenity
values in the Village Zone are maintained
4.4.1(a) - The health and well-being of people,
communities and the environment are
protected from the adverse effects of land use
and development

The site retains mostly non-versatile Class 4 soils according to The
New Zealand Land Resource Inventory (NZLRI) Land Use Capability
Maps which are not considered high-class or versatile soils – refer
Attachment D of the evidence

4.7.1(a) - Subdivision layout and design
facilitates the land use outcomes sought for the
residential, business, industrial, reserve and
specific purpose zones

PWDP Village Zone land west of the Site, but in close proximity,
adjoins Dominion Road and is steeper in nature. Dominion Road
runs along a small ridge line at this location where lots zoned
Village will look to service development. The Submission Site
Concept Plan indicates alternative routes and connectivity to
neighbouring properties which would assist to relieve access,
transport and infrastructure network pressures through direct
access from Dominion Road. This also reduces the potential
impacts of ribbon development off Dominion Road.

5.1.1(a) - Subdivision, use and development
within the rural environment where:
(i)high class soils are protected for productive
rural activities;
(ii)productive rural activities are supported,
while maintaining or enhancing the rural
environment;
(iii)urban subdivision, use and development in
the rural environment is avoided
5.3.8 (a), (b), (e) & (f) - Effects on rural character
and amenity from rural subdivision
Meet the district wide rules and any relevant
overlays.
Scale and Significance of the
Rezoning Proposal

c) non-reticulated lots can be provided with sufficient space to
accommodate onsite services until such time when reticulated
services become available and further intensification of the site
can occur.
d) future transport networks could link with adjacent Village Zone
land;
thereby contributing to defining the zone boundary, maintaining
the Village Zone character, potential transport and infrastructure
network links; and minimising potential land use effects and rural
character and amenity effects.

Structure Planning and development controls can facilitate the
land-use and transitional development outcomes of the Village
Zone.
Within the Future Proof Strategy for Growth (2017) (FPS), Tuakau
has been identified as a growth management area which is
planned to accommodate residential growth.
We have reviewed the relevant PWDP rules and overlays, and
anticipate any future subdivision onsite will be able to be
developed in accordance with these.

The extent of the re-zoning covers the remaining areas of the Submission Site comprising 19.1345ha so will only be of
local significance. Village Zoned land off Dominion Road, east of the Residential Zoned land under the PWDP
comprises an area of approximately 123.5 hectares (gross area). Therefore, the percentage increase of Village Zone

www.birchsurveyors.co.nz

Page 3 of 11

.........................................................................................................................................

land proposed by this submission, specific to the Dominion Road location, is 15.49%. Figure 1 below maps the
location of the Submission Site and its relationship to the proposed zoning under the PWDP

Submission Site

Referred Village Zone

Figure1: PWDP Zone Map (Source Waikato District Plan Intramaps) identifying the Submission Site location and scale.
The re-zoning will extend the Village Zone along Dominion Road in which appropriate levels of character and amenity
anticipated for this area can be achieved. Re-zoning will not result in significant changes to the character and amenity
anticipated of this location by the PWDP or the wider Tuakau area.
The site is not subject to any of the matters of national importance identified within Section 6 of the RMA.

www.birchsurveyors.co.nz
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Referring to the evidence in which this evaluation is enclosed to, an assessment has been provided against the
relevant higher order documents.
The PWDP adds to the need for improved transport integration in Tuakau, as does the addition of the re-zoning of the
Submission Site. New zoning along Dominion Road will require significant upgrades and transport planning to ensure
safe and efficient access can be provided. However, the Submission Site can contribute to improved traffic scenarios
by potentially providing alternative access routes (as indicated on the Concept Plan supplied with the original
submission), or in support of strategic transport planning that will likely occur as part of structure planning
undertaking by the Council following the decisions on the PWDP.
Potential land-use effects by the addition of the Submission Site are considered low as;
- the site adjoins land zoned for Village;
- the site is located ‘upstream’ of public stormwater and wastewater services meaning that economical gravity
fed public infrastructure extensions can be made;
- the addition of the Submission Site will form a more defensible zone boundary, whilst the neighbouring rural
zone land (east and north of the Submission Site) is historically and typically low intensive grazing land (sheep
and beef);
- there is potential to provide options for transport network extensions; and
- the Submission Site contains mostly non-versatile soils
The Village Zone rules provide that larger lot sizes can occur to ensure that onsite servicing can be provided where
public reticulation is unavailable; provided that when public services become available, further intensification of the
Village zoned land can occur. This type of transitional zoning has been identified in Hearing 6 Village Zone as
potentially problematic. The s42A report for the Village Zone has recommended that a Village Future Urban Density
Precinct (VFUDP) be introduced which would restrict Village Zone properties within this precinct to be developed
when reticulated services become available. Specific to the Submission Site, the adjoining Village Zone land east of
the Residential Zone land along Dominion Road has been identified within the VFUDP, and we would therefore
anticipate, if adopted, the Submission Site would also be included in the VFUDP.
-

-

-

Of note, the transitional nature of the Village Zone will require controls and structure planning to ensure the
outcomes sought by the Village Zoning are achieved. The PWDP does not provide this detail to date, and the
s42A report on the Village Zone recommends a halt on Village Zone development (by way of the VFUDP) until
service are available.
However, evidence presented at Hearing 6 demonstrated that reticulated development, including future
roading, on a non-reticulated subdivision site could be achieved with a little forward thinking. In addition, the
Village Zone can be developed under the guidance of a Structure Plan and specific development controls,
addressing planning for infrastructure growth, transport networks, public open space and reserves.
Integrating development of the Village Zone in this manner, should enable the transitional scale of
development and functioning anticipated by the PWDP Village Zone.

The Framework Report indicates that it is undesirable for properties to be split between multiple zones. The site
currently features two allotments which are held in one title. Under the PWDP one of the allotments is zoned Village
and the other is zoned Rural. The proposed rezoning will help to remove any cross-zone difficulties which may be
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created when the site is developed in the future, and enables the Council to plan for the additional growth needs
required.
The Framework also suggests the need for zone boundaries to be clearly defensible e.g., follow road boundaries.
Referring to the Concept Plan, within Attachment B of the Evidence, the extent of Dominion Road creates a more
defined boundary for the Village Zone and will help provide a buffer from the Rural Zone.
Alternative 2 (Option 2): Retain PWDP boundaries – status quo
Other Reasonably Practicable
Options to Achieve the
Objectives (alternative
options)

Alternative 3: Partial Re-zone.
Comment: A partial re-zone may enable improved access, transport and infrastructure networks at this end of
Dominion Road. A partial re-zone will not contribute to the matter of avoiding creating split zones on the site, nor
improve the defensible zone boundary. On this basis, at this time, the partial re-zone alternative has not been
considered further
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BENEFITS AND COST ANALYSIS OF THE RE-ZONING PROPOSAL
REZONING PROPOSAL – RE-ZONE RURAL LAND TO VILLAGE – OPTION 1
BENEFITS

COST

The Site is no longer being split between two zones. Zone
boundaries should follow property boundaries.

General

Incorporating land within the natural and physical
catchment adjoining PWDP Village Zone creates a more
defensible boundary between the Village Zone and Rural
Zone.

There are very limited general costs associated with this
proposal.

Options for potential public access, transport and
infrastructure network expansion and neighbouring
connectivity.
Enables options for appropriate and efficient levels of
servicing and improved Village character and amenity
Environmental

Rural character and amenity are maintained

Loss of some Rural Land.

The Site is predominantly non-versatile soils.
Enables additional housing supply growth in Tuakau.
Social

Economic - General

Economic Growth

Improved accessibility and services for the Village Zone
making the area more attractive to existing and future
residents.
The Site is not of a size to carry out a viable rural operation
and would be better suited for Village Zone development.
Re-zoning will increase the local population through the
additional development and housing on the site.
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There are very limited social costs associated with this
proposal.

There are very limited general economic costs associated
with this proposal.
Additional development will create further demands on
existing infrastructure.
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A greater rating and development contribution base will
enable Council to plan and implement local public works
improvements and upgrades.
Re-zoning will increase the local population, providing
existing local and new businesses a larger potential client
base.
Employment
Short-term: construction and development opportunities
will be increased where people will be required for
construction and development of the site.
Cultural

The site is not located near any registered or known sites
of significance to Mana Whenua; nor are any other
historical interests known for this location.

There are very limited employment costs associated with
this proposal.

There are very limited cultural costs associated with this
proposal.

REZONING PROPOSAL – RETAIN PWDP ZONE BOUNDARIES – OPTION 2
BENEFITS

COST
The property comprised in RT 780240 (the Submission Site)
will be split between two zones – Village Zone and Rural
Zone.

General

There are very limited general benefits associated with this
proposal.

The eastern extent of the PWDP Village Zone boundary will
not follow the natural and physical catchments of the
location and thereby compromises the defensible zone
boundary between the Village Zone and Rural Zone.
Public access, transport and infrastructure network
expansion, and neighbouring connectivity opportunities are
limited due to directly accessing from Dominion Road.

The site will remain rural land.
Environmental
Rural character and amenity are maintained.
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Reduced options for appropriate and efficient levels of
accessibility and servicing for the Village character and
amenity.
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Increased potential for reverse sensitivity effects.
Increase potential land-use conflict.
Increase potential for land-use conflicts.
Social

Enables additional housing supply growth in Tuakau.

Constrains accessibility and services for the Village Zone
making the area less attractive to existing and future
residents.

Economic - General

There are very limited general economic benefits
associated with this proposal.

The rural land contained within the site is not of a size to
carry out a viable rural operation.

Economic Growth

Retaining the PWDP Village Zone as proposed will maintain
the anticipated economic growth from additional housing
on the site.

Growth will be lower, with a lower lot and housing yield than
if the entire site was zoned Village.

Retaining the PWDP Village Zone as proposed will maintain
the anticipated increased local population and local
business and employment base.

Lower lot and housing yields equate to a smaller local
population to service existing local and new businesses.

Employment
Short-term: construction and development opportunities
will be maintained where people will be required for
construction and development of the site.
Cultural

The site is not located near any registered or known sites
of significance to Mana Whenua; nor are any other
historical interests known for this location.
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Short-term employment benefits are smaller simply as the
scale of the development is smaller.

There are very limited cultural costs associated with this
proposal.
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EVALUATION OF THE PROPOSAL
To summarise, both Options 1 and 2:
- enable Village Zone development to occur,
- can maintain rural character and amenity
- are not located near registered or recorded cultural or historic sites
- may provide potential economic growth and employment
In addition to the above-mentioned Option 1 – Re-Zone from Rural to Village;
BENEFITS
-

Reasons for the
selection of the
preferred option

-

COSTS

follows property boundaries and,
enables the development of a more defensible
Zone boundary by the inclusion of natural and
physical boundaries
may provide options for public access, transport
and infrastructure network expansion and
neighbourhood connectivity, for appropriate and
efficient levels of servicing and improved Village
character and amenity
utilises non-versatile soils for residential
development,
may provide greater potential economic growth
and employment

-

loss of rural land
increased demands on existing infrastructure.

In addition to the above-mentioned Option 2 – Retain the PWDP Village Zone as Notified;
BENEFITS
-

COSTS

the Site retains some rural land

-

-
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Site contains a split zone, i.e. the Zone extents
does not follow property boundaries, thereby,
compromising the defensible zone boundary
between the Village Zone and Rural Zone
options for public access, transport and
infrastructure network expansion, and
neighbouring connectivity are reduced and limited
to directly accessing from Dominion Road.
Increased potential land-use conflicts
Increased potential reverse sensitivity effects
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Having examined each options costs and benefits, the existing PWDP Village Zoning (Option 2) does not effectively address
the issues relating to the Submission Site. Option 1 addresses the issues more effectively and efficiently.
Option 1 includes the entire Submission Site to be solely contained within the Village Zone, and establishes a more
defensible boundary between the Village and Rural Zone, whilst providing options for access, transport and infrastructure
growth, neighbouring connectivity and improved Village amenity and character; whilst increased opportunity for local
economic growth and employment may be gained by the increased development areas, housing supply and local
population growth.

Extend to which the
objectives of the
proposal being
evaluated are the most
appropriate way to
achieve the purpose of
the RMA

Assessment of the risk
of acting or not acting
if there is uncertain
information about the
subject matter of the
provision

The objective is the re-zoning of the entirety of the Submission Site to Village Zone. No other site-specific objectives are
offered. The preceding sections of this report indicate that the proposal can achieve the purpose of the Resource
Management Act 1991 (RMA) as the re-zoning provides for additional residential growth adjoining an existing growth area,
on predominantly non-versatile soils, and enables potentially improved planning and infrastructure outcomes and
economic growth opportunities in the immediate area, and provides additional local housing supply.

The Submission Site has been evaluated favourably compared with the options presented in the preceding sections of this
report. In addition, the submission site has formed part of the catchment area for consideration during development of
the Tuakau Structure Plan (circa 2014), and adjoins key growth areas identified in the PWDP, Future Proof 2017 and
Waikato 2070. According to the author of the PWDP Hearing 25 Zone Extents Framework Report, the more recently (after
the release of the PWDP Notified Version) released National Policy Statement on Urban Development 2020 (NPS-UD) also
“…requires councils to have demand +20% plan-enabled, infrastructure-ready and feasible supply.”, and in respect of
residential capacity “….given the increase in demand since the PWDP was notified (18 July 2018), further opportunities

(within the scope of submissions) should be considered to leverage increased supply and to support competitive land
markets in and around the District’s towns (in accordance with new NPS-UD policy). This can be achieved through a mix of
greenfield zoning coupled with up-zoning in existing residential areas and up-zoning in undeveloped or proposed ruralresidential areas on the periphery of the District’s towns.”
Overall, it is considered that the risk of not acting on the changes proposed is greater than the risk of acting.

Conclusion

The Submission Site has been evaluated favourably compared with the options presented in the preceding sections of this
report, and confirms the proposal is consistent with the purposes of the RMA.
The re-zoning will be efficient and effective in achieving the objectives of the PWDP for the following reasons:
- General alignment with the relevant objectives of the PWDP has been demonstrated in this evaluation.
- Alignment with the higher order documents has been addressed which also resolves any tension between the
objectives in the PWDP.
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- 20 Attachment D
Land Use Capabilty Map – Class 4 Classification

PWDP – James Lin [Hearing 25] Evidence [February 2021]

Attachment D.
Plan of Mapped Land Use Capability, Class 4 Land
(hatched Blue)

Sources:
LUC Mapping: The New Zealand Land Resource Inventory (NZLRI) Portal
Aerial Image: Google Earth
Parcel Boundaries: Quikmap

- 21 Attachment E
Plan of PWDP Zones at Dominon Road
- Land Development Suitablity Catagories Overlay –

PWDP – James Lin [Hearing 25] Evidence [February 2021]
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- 22 Attachment F
Village Future Urban Density Precinct Map

PWDP – James Lin [Hearing 25] Evidence [February 2021]
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